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In most countries, acquiring real property is one of the most important human rights 
guaranteed by the government. These countries have also very often market economies 
like in the EU. In order to establish transparent land markets, the EU regulators 
provide standards for member countries and likewise recommend them for candidate 
countries (such as Turkey). In this context, many projects in the candidate countries 
concerning land administration are supported by financial sources, from the World 
Bank or the EU Phare Program for candidate countries that are in transition to market 
economies. But Turkey is not involved in these projects though it is a candidate. There 
are several reasons for this; for example, sufficient information on these issues is not 
present in international literature. Turkey was also evaluated in this aspect by a EU 
study on land markets in Central and Eastern Europe carried out by the Action for Co-
operation in the field of Economics (ACE) program. In this paper, criteria for 
candidate countries in the mentioned project are investigated and Turkey is compared 
with EU and other candidate countries. As a result, it became clear that Turkey is 
closer to the EU land market standards than many other candidate countries. 
 
1. INTRODUCTION 
Land is one of the basic elements forming existence of a nation. Being natural, constant and endless 
wealth, it differs from other economical products.  
Land has been regarded as the best kind of collateral in developed market economies. Real credits, 
that are loans based on real property as security, constitute a very large part of the credit market in 
most market economies. The property market is therefore also an important part of the economy as a 
whole, especially considering that a very large part of the household investments are made in this 
market (Unece, 1996).   
The basis of land market constituting an important part of the economy is an up-to-date and reliable 
land register and cadastre. From the point of view of Turkey, good working land register system is 
also located in both National Programme and the Acquis Communautaire during accession to the EU. 
From a land administration perspective, there is a fundamental difficulty in that land is not specifically 
addressed in the acquis. In order to enter the Union, the applicant country must have a functioning 
market economy, a prerequisite for which is the possession of an accepted method of registering 
private property. In all previous enlargements the applicant countries already possessed such 
institutions. Land received no special attention, other than in the creation of an awareness of the need 
to address the broader objectives of the single market and to open up the land market to competitive 
forces from anywhere in the Union (Dale &Baldwin, 2001). 
Land market consists of participants (i.e. land owners and tenant, Real Property Agency and rarely the 
Public Offices), land and objects (i.e. rights, restrictions and responsibilities) and financial instruments 
(i.e. mortgages, credit, capital financing etc.) The market operates through participants buying and 
selling lands and objects. That this process is smooth and formal depends upon the market supported 
by land registration and cadastre, valuation and financial services. 
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Turkey was adopted as candidate country to the EU on December 1999.  After this date, The EU 
accession works were launched in all sectors in Turkey. Other candidate countries, which have the 
same as status with Turkey, have also implemented accession works. But, most of other candidate 
countries apart from Turkey are in transition process economically. Therefore, both land registration 
and cadastre and land market have affected from this process. Some projects related to land 
administration supported by financial resources such as the World Bank, The EU Phare Fund have 
been carried out in these countries moving from a command-driven economy to a market-based 
economy to implement this transition in a short time and in a good way.  
One of these projects is a study launched under the Action for Co-operation in the field of Economics 
(ACE) Programme of the EU to examine the progress of land market development in Central and 
Eastern Europe and to seek to identify policies that would be useful in overcoming transitional 
problems and in establishing a well regulated functioning land market, especially during the period 
leading up to the EU accession. This study in which researchers of many Europe Countries worked 
together was completed in 1998. The aim of this study was to develop an understanding of land 
markets in countries in economic transition and to identify policies that should have a positive impact 
on the land market (Dale & Baldwin, 2001). In this project, some Central and Eastern Europe 
Countries wanting to be member to the EU were examined. All of these countries moved from the 
command economy to the market economy. Consequently, this factor discriminates Turkey from its 
rivals been in candidate status. Thus, this condition caused that Turkey wasn’t located in many related 
projects with other reasons. In this study, factors of an efficient and effective land market had been 
defined and land market status of some candidate countries were determined according to these 
factors. The scores for the land market indicators were calculated for each of Czech Republic (CZ), 
Hungary (HU), Latvia (LA), Poland (PL), Slovakia (SK) and Slovenia (SI) countries. These factors 
were compiled in 5 groups such as three regulatory pillars (land registration and cadastre, valuation 
and financial services) and the policy and regulatory framework and market assessment.  
In this paper, A Turkish model is tried to establish according to only three regulatory pillars, by using 
the scoring method of Dale& Baldwin (2001). In addition, the market activity in Turkey is assessed. 
While the market activity is being determined, performance indicators stated in Dale& Baldwin 
(2001) are considered. According to these performance indicators, Turkey’s current situation is 
analyzed and then compared with the EU norms, which were obtained from evaluating results of some 
member countries.  
2.         THE CURRENT STATUS OF LAND MARKET IN TURKEY 
Turkey has been in the EU accession process in about three years, but has introduced market economy 
in 1983, what distinguishes Turkey from other Central and Eastern Europe Countries. Land market 
operates in market economy in Turkey. In other words, real estate subject to price of real estates is 
determined by the bargaining between buyer and seller. This informal process gains legality through 
registration in Land Registry Office.  
 
The most popular investments tools in Turkey are real estate, gold, interest and stock exchange. The 
investment in real estate is underwent a rapid development with 26% these investment tools (Uzun, 
2000). Consequently, that land market had widely developed in Turkish economy is seen. In Turkish 
land market, there is not Real Estate Agency under a Law. But, that de facto condition of land market 
was arised brings into the open this sector. The actual values of real estates in land market are not 
registered in public register. But, 1.5 % of the real estate price is taken as a tax from both buyer and 
seller according to real estate price unit addressed in official in every 4 years. 
 
In this paper, the study done by ACE is adapted for Turkey. In other words, according to determined 
criteria, Turkey’s current situation is defined. Land registration and cadastre, valuation and financial 
services of Turkish land market are evaluated according to criteria taken from above mentioned study 
 
International Symposium on GIS, September 23-26, 2002, İstanbul-TURKEY 
and shown in Table 1. Each criterion shown in Table 1 is scored between 0 and 5. The meaning of 
each score is given in Table 2. In addition, scores of Turkish land market are also shown in Table 1. 
 




























 Sound legal basis for ownership and trading of property rights. 4 
All necessary legal structures in place, especially inheritance. 4 
Recording and registering systems are soundly implemented 3 
There is no risk of unjustified expropriation 3 
Land and buildings can be traded and leased easily 5 










Valuation is clear and well understood, based on market prices 2 
Valuations are accepted and used as basis for calculation of asset 
value 
2 
The mechanism for offering real property for sale is clear 3 
Mortgage advice is available for residential property. 4 















Cash sales are clear and supported. 2 
Land and buildings can be used as security. 4 
Special mortgages/credit facilities are available for agricultural 
land 
4 
Bankruptcy and first charges on mortgages are supported. 3 
Mortgages are available for residential property (up to a certain % 
of the value) 
4 
Financial products are tied to assets (e.g. pension funds can be used 
as security) 
3 
Taxation regimes are not subject to sudden change. 3 
Tax implications for investments are clear. 3 
Financing for investments exists and venture capital is available. 1 
Foreign Direct Investment is encouraged and there is a low 
assessment of risk. 
3 
There is an understanding of how land and property taxes can 
affect land use. 
3 
The quality of data held by regulators is good. 3 
Average 36/12=3.0 
 
Table 2. Scoring for the land market indicators of Table 1 
 
Score Criteria 
0 There is no evidence at all that this matter is being addressed. 
1 There is minimal evidence that the stated feature is present, but it is not clear that the 
requested functionality is provided 
2 There are some major problems, the system cannot be said to work adequately, but the basic 
components are in place or being developed. 
3 The functionality is basically provided. There are some known problems, but things basically 
work 
4 The system works smoothly and could be considered consistent with what one would find in 
another market economy 
5 The feature or functionality offer performance levels consistent with that required for EU 
membership and with what one would expect in an EU member state 
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According to total scores of criteria given in Table 1, candidate countries are compared with each 
other. In addition, each country is compared with the EU norms. Thus, comparing Turkey’s total score 
with total scores of other candidate countries is done. The meaning of the total scores is given  in 
Table 3. 
Table 3. Interpretation of Scores 
 
Score Interval Interpretation 
<1.5 Command Economy 
1.5-2.9 Transition Economy 
3.0-3.9 Market Economy 
>4.0 European Union 
                                                                                                        (Dale& Baldwin,2001) 
 
Total scores shown in Table 4 are obtained from the study done to determine which rate criteria given 
in Table 1 are applied in Turkey. In addition, total scores of some candidate countries by paraphrasing 
from Dale& Baldwin (2001) are also shown in Table 4 to compare with each other.  
 
Table 4. Comparing Turkey with Some Candidate Countries According to Characteristics of an                
efficient and effective land market 
 
Elements Overall  Scores 




3.7 3.5 3.7 3.2 2.8 2.8 3.0 
Valuation 2.6 2.2 2.6 2.0 2.4 2.0 2.0 
Financial 
Services 
3.0 2.2 2.9 2.2 2.2 2.2 2.2 
Overall  
Assessment 
3.1 2.6 3.1 2.5 2.5 2.3 2.4 
 
When total scores shown in Table 4 are analyzed, it is concluded that Turkey and Hungary have the 
same score. According to scores showing economic structure applied in a country as shown in Table 
3, Turkey and Hungary have market economy with 3.1 score, indicating that Turkey and Hungary are 
the closest countries to the EU in terms of land market.  
 
 
3.        EXAMINING PERFORMANCE OF LAND MARKET IN TURKEY  
 
Performance of land market is one of the land market indicators in countries based on market 
economy. Land market consists of transferring land and objects. In Turkey, about 950000 purchases 
are implemented yearly. This number constitutes the most important part of total number of 
transactions. 
 
As cited above, a study was done by ACE to both define the EU norms and to determine performance 
indicators of some candidate countries. To define the EU norms, five member countries such as 
Denmark, Finland, The Netherlands, Sweden and the United Kingdom were examined. Mentioned 
land performance data consist of the level of annual queries of the land title database, the level of 
annual transfers of title, completeness ratio of land title database and the level of annual issue of 
mortgages. 
 
In this paper, according to land performance indicators, Turkish values are calculated. Then, these 
results are compared with both the EU norms mentioned above and some candidate countries. While 
performance indicators for Turkey are being calculated, Turkey’s performance data between 1995 and 
1998 given in Table 5 are used.  
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Table 5.  Turkey’s Performance Data Between 1995 and 1998 
 
Years Total number of 
parcel (A) 
Total number of 
transaction (B) 
Total number of 
purchase and 
sales C) 
Total number of 
mortgage (D) 
1995 30837764 2215821 973539 272353 
1996 31428580 2169984 934136 285696 
1997 31957855 2120311 1019656 243316 
1998 32513820 2079780 996360 221474 
                                                                          (Source: Statistical Yearbook of Turkey 2000 
                                                                                                                                 and  DPT,2001) 
 
While the A symbol given Table 5 states total number of cadastre parcel measured and registered, the 
B symbol states the number of transactions comprising of purchase and sales, donation, the contract of 
look after until dead, distribution, inheritance, mortgage (personnel and agricultural), building 
mortgage, mortgage cancellation, changing of land, other changing, expropriation and other 
transactions.   
 





1995 1996 1997 1998 
1 B/A 7 6.9 6.6 6.4 6.7 
2 C/A 3.2 3.0 3.2 3.1 3.1 
3 D/A 0.9 0.9 0.8 0.7 0.8 
 
*What is the level of annual queries of the land title database? = B/A 
*What is the level of annual transfers of title? = C/A 
*What is the level of annual issue of mortgages? = D/A 
 
The total number shown with the A symbol constitutes both urban and rural cadastre parcels. The 
number of transfers of title and mortgage is given according to total number of parcels. However, it is 
known that most of transactions is implemented on urban parcels. 
  





EU norm TR CZ HU PL SK SL LA 
B/A %60 6.7 10 15 10 10 10 5 
C/A %7 3.1 1 2.5 1 1 1 1 
D/A %9 0.8 0.1 0.2 0.05 0.1 0.1 0.05 
 
 
Turkey is compared with both other some candidate countries and the EU norms from the point of 
view of market performance indicators. The results are given in Table 7. According to C/A and D/A 
indicators, Turkey is closer to the EU norm than other candidate countries. However, according to 
B/A indicator, Turkey has lower rate than other countries. The cause of which is that even though 
transactions of transfers of title and mortgage are dense on urban parcels; the number of urban parcel 
only constitutes 19 % of total number of parcels. If the rate of rural parcel/ urban parcel is considered, 
it can be said that there is about four times increasing on the final number. Namely the rate of B/A is 
about 30 %.  
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In addition, related to completeness of cadastre works, it is stated that 99.97 % of urban areas and 




In this paper, the research done by ACE to determine the current statuses of some candidate countries 
from the point of view of land market is adapted to Turkey. Turkey has also been a candidate country 
to the EU for about three years. During this accession process, doing analysis of the current condition 
of all sectors in Turkey will be useful to define the future policy. In this context, according to 
characteristics of efficient and effective land market, Turkish land market is evaluated. At the end of 
the evaluation, it is concluded that Turkey is suitable position to the EU than other Countries 
according to some factors. For example, in the comparing done according to characteristics of 
efficient and effective land market, it is seen that Turkey and Hungary with 3.1 score are in market 
economy and thus these two countries are the closest candidate countries to the EU.  On the other 
hand, according to C/A and D/A performance indicators, Turkey is closer to the EU norms than other 
candidate countries. But, according to B/A indicator, Turkey is lower than other countries.  The reason 
of this is that the number of rural parcel is more than the number of urban parcel. However, the 
number of transactions on urban parcel is more than rural parcel. As a result, it is observed that 
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